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Date of Meeting: June 2, 2025 
Start Time: 10:00 AM 
End Time: 12:00 PM 
Location: Virtual Meeting (Zoom)



	Member Attendance
	Present

	1
	Thomas Stanley – Joint Committee on Aging and Independence (Co-Chair)
	X

	2
	Patricia Jehlen – Joint Committee on Aging and Independence (Co-Chair)
	X

	3
	James (Jim) Freehling – LeadingAge Massachusetts, Inc. 
	X

	4
	Jean Stringham – Massachusetts Life Care Residents’ Association, Inc. (MLCRA)
	X

	5
	Jessica Costantino – AARP Massachusetts 
	X

	6
	Lorraine Kermond – Alzheimer's Association
	X

	7
	Matt Hollingshead – Massachusetts Assisted Living Association, Inc. (MASS-ALA)
	X

	8
	Robin Lipson – Secretary, Executive Office of Aging and Independence
	X

	9
	Steve Davis – Department of Public Health
	X

	10
	Tara Gregorio – Massachusetts Senior Care Association, Inc.
	X

	11
	Valerie Frias – Attorney General’s Office (AGO)
	X

	12
	Henry DeLima – 1199 SEIU Massachusetts 
	X

	14
	John Ford - Massachusetts Chapter of the National Academy of Elder Law Attorneys (MassNAELA)
	X

	15
	Dave VanArsdale – CCRC Resident
	X

	16
	Christine (Chris) Griffin – CCRC Resident
	X



Proceedings:  

Representative Tom Stanley and Senator Patricia Jehlen, Chairs of the Special Commission on Continuing Care Retirement Communities, opened the meeting at approximately 10:00 AM. Some commission members attended the meeting at Brookhaven at Lexington, a CCRC, and other commission members attended virtually. The Chairs welcomed the members of the Commission and thanked those attending the meeting.
Keith Roberton is a Managing Director at Ziegler, a specialty investment bank. He gave a presentation on the financing of senior living communities. 	Comment by Fernandez, Julianna (HOU): @L'Heureux, Jennifer (HOU) Are we able to link his slides here?	Comment by L'Heureux, Jennifer (HOU): I'll ask him for a PDF right now
Ms. Valerie Frias asked if CCRCs have waitlists, why is a requirement of refunds being issued within 1 year of a resident leaving or passing away problematic? 
Mr. Robertson answered that different types of units each have a waitlist. For example, a very desirable unit may have a long waitlist, but a less desirable unit may have a short or even nonexistent waitlist. If a CCRC had to issue a refund for a less desirable before it is re-rented, it takes funds away from the CCRC that it would use on current residents. 
Senator Jehlen asked how CCRCs can ensure that residents and their families understand the refund issue? 
Mr. Roberston answered that disclosure of the refund and that there could be a delay in it being issued if the CCRC has difficulties re-renting the unit is important. He believes that each CCRC needs to have a clear disclosure. 
Ms. Frias stated that there is a legal obligation to have a refundable fee, but it is not on the balance sheet as an obligation that is restricted. Is it free cash?

Mr. Robertson answered that there is an obligation on the balance, but it is not a restricted liability. It's a contingent liability. It is contingent on the unit being re-rented. 

Dave VanArsdale noted that while there is a need for nonprofit CCRCs to be built, they are not currently being built. Why is that? 

Mr. Robertson answered that prior to the 2008 financial crisis, most new nonprofit CCRCs grew through building new campuses. Then after the 2008 financial crisis, those campuses faced significant headwinds. Most of the growth since then is the expansion of campuses. Additionally, before the height of the COVID-19 pandemic, there were 12-14 new campuses being built every year across the country. After the height of the pandemic, it is not 1-2 new campuses every year across the country. 

Secretary Lipson asked as residents are aging and needed more care (assisted living or skilled nursing) how that increased need impacts the finances and operation of CCRCs? Additionally, how do CCRCs feel about long-term care insurance? 

Mr. Roberston stated that each CCRC has an actuary. The actuary will make an educated guess on what the utilization of care needs will be, and the CCRC will budget accordingly. CCRCs also have external factors that can impact the finances and operation of their facility, such as staffing shortages. 

[bookmark: _Int_kXUJOLKh]Jim Freehling also stated that for long-term care insurance, how the CCRC will feel about it depends on what kind of contracts they offer. For his CCRC, they insure the long-term care they provide. 

Ms. Frias asked which sector are they going into? 	Comment by Fernandez, Julianna (HOU): I did not fully hear this question and answer. 	Comment by Phillips, Mark (HOU): @L'Heureux, Jennifer (HOU) do you recall what was this discussion was about?	Comment by L'Heureux, Jennifer (HOU): I have no idea. I would have to go back through the recording to find it. 

Mr. Roberston answered that most are expanding campuses. They are mostly focusing on the CCRC product. They don't have access to private equity. 

In the zoom chat, Tara Gregorio shared this article: https://www.bostonglobe.com/metro/regionals/west/2013/07/24/regis-abandons-retirement-community-proposal-has-plans-for-west-campus/h6VizTt0L1bJlVT4tmY1LI/story.html 

Ms. Gregorio shared that town zoning can impact the production of new CCRCs. Additionally, she has seen some nonprofit CCRCs purchase for-profit skilled nursing facilities (SNF) to be repurposed as CCRCs.

Mr. Freehling stated that 2Life communities is one example of someone trying to reach the middle market. LeadingAge supports disclosure and having residents understand how refunds work. For refunds, every community has a strong waitlist. During the 2008 financial crisis, many communities got into significant trouble. If they had to pay a refund without a new entrance refund coming back in, it jeopardized the community. It was similar to the height of the COVID-19 pandemic in 2020 when things stalled completely.  

John Ford asked how do for profits work? Can the Attorney General do anything to address the problem of a family who may never get a refund? 

Mr. Robertson answered that 25% of CCRCs across the country are for profit. The for-profit sector has multiple levels of care, and they generally do not have an entrance fee. Most of their growth as been standalone independent living. There are some good for-profit providers of CCRCs.

Discussion Questions: 
Discussion Question #1: What factors do you think most influence the financial viability of CCRCs?  

Mr. Ford asked that if CCRC doesn't have a large entrance fee or a LTC unit, is it really a CCRC? Or is it just an assisted living residence (ALR)? He was happy to hear that there are CCRCs that are buying LTC beds

Mr. Robertson answered that they all are different. Each one is unique. Many states have a specific definition of what a CCRC is, and it could be different from what the industry defines it. The industry defines it as a facility having both independent living and skilled nursing. 

Mr. Freehling commented that the Executive Office of Aging and Independence (AGE) has good information on how CCRCs are defined it Massachusetts. 

Jennifer L’Heureux commented that Elissa Sherman discussed how CCRCs are defined a few weeks ago, and that she is happy to reshare that with the commission. 

Ms. Gregorio said to add to what Mr. Ford said, she agrees that transparency on SNF services is important. She was surprised that there are CCRCs not providing SNF services on campus. She took AGE's list and saw which has a SNF and doesn't. If they have one, DPH is coming in and inspecting it for regulatory compliance. Also, they have to report to CHIA (operating margin, days of cash on hand). Ms. Gregorio will share her list with the commission.  

Mr. Freehling commented that most new CCRCs in California don’t have a SNF. 

Mr. Robertson said that only 13 out of the 45 planned CCRCs that are going to be built will have SNFs.  

Mr. Ford asked how is it possible that there are CCRCs asking for large entrance fees if they don’t offer the full continuum of care? 

Mr. Robertson noted that in New Hampshire, any service that can be provided in an SNF can be provided in an ALR. You can do it in a lower regulatory environment. 

Ms. L’Heureux commented that to her knowledge, CCRCs don’t have to have the entire continuum of care. They just have to offer more than one aspect of it. 

In response to the discussion question, Mr. Robertson said that the most important factors that influence the financial viability of CCRCs are high occupancy, high liquidity, and a healthy reinvestment into the building. 

Secretary Lipson asked that for those of us who think about consumer protection and making sure people are safe, what is your experience across the country? Do states intervene when a CCRC goes below a certain level? 

Mr. Roberston answered that each state is different. When we are asked a question specifically, for the community to be robust and well-occupied. If the occupancy is consistently below 85%, that is a red flag. If days with cash on hand is below 120 days, that is a red flag. Some states do have measurements. Pennsylvania has more CCRCs than any other state. The state does step in when there is a decline. They encourage partnerships and affiliations to help. 

Mr. Freehling said that if the state steps in, it should be local people checking in on the CCRC. Occupancy is key.  

Discussion Question #2: How can we strike a balance between the financial needs of CCRCs and the expectations of residents and families when it comes to refund policies?

Jessica Constantino asked if we have a sense of the number of people who never receive their refund, and the average time it takes for refunds to be issued?

Mr. Freehling answered that unless a community has gone bankrupt, the family is receiving the refund. Massachusetts hasn’t had a significant number of bankruptcies. 

Mr. Robertson added that resident refunds are considered unsecured creditors. The value of the community is the residents. Residents are protected if the community falls into financial disarray. 

Jean Stringham asked what happens to residents if there is a bankruptcy?  

Mr. Robertson said that in the cases he’s seen, residents continued to live at the CCRC, and new residents moved in during the bankruptcy. It's more of a contractual issue with the borrower and lender. There was little disruption to residents’ lives. 

Ms. Stringham asked about the disclosure bill, and asked if it was possible to get a summary of where we are with that? She thinks people should know about it. 

Vicki Halal said that the disclosure bill is still under consideration. The hearing was May 12. It will be reported out in the coming weeks. 

Mr. Ford said that this is an opportunity for the commission to inform the legislature of what should be in the law for entrance fees. There are people who have waited more than a year to get their refund back. 

Mr. Freehling said that for a CCRC, when the unit is re-rented and they get a new entrance fee, the refund gets paid back to the resident or their estate. The nonprofit CCRCs have a commitment to the IRS that if someone were to run out of money, they have to support them as long as it doesn’t impact the rest of the community. 

Elissa Sherman said they surveyed their members (they represent 22 out of 29 CCRCs in Massachusetts) and asked about the average time for refund fees. In the past two years, the average time is 117 days for families to get their refund. The majority of those refunds were made upon the resale of the unit. 

Mr. Freehling said that according to Massachusetts statute, the entrance fee is reduced by 1% for each month of occupancy, and it can be capped at any amount. There are conditions upon the refund of up to 90%. The tradition is for that to be the re-occupancy of the unit. 










